
SECTION ‘2’ – Applications meriting special consideration 
 

 
Description of Development: 
 
Change of use from Class B8 to C3 and redevelopment of existing site and storage 
building to form a three bedroom single family dwellinghouse with off-street parking 
area, front access gates, refuse storage area and courtyard garden. 
 
Key designations: 
 
Biggin Hill Safeguarding Birds  
Biggin Hill Safeguarding Area  
London City Airport Safeguarding  
London City Airport Safeguarding Birds  
Open Space Deficiency  
Smoke Control SCA 30 
 
Proposal 
  
Change of use of site from class B8 to C3 and erection of 2 storey 3 bedroom 
dwelling house with off street parking area, front access gates, refuse storage area 
and installation of high level glass visibility screens adjacent to nos. 1 and 3 
Birkbeck Road. 
 
The application site lies on the southeastern side of Birkbeck Road, close to the 
junction with Beckenham Road. 
 
The site was formerly used as a Class B8 'light industrial machine workshop 
storage shed' although it is currently disused. 
 
The building is set back from the Birkbeck Road frontage by approx. 22m, 
accessed via a narrow ramped driveway which narrows towards the entrance to 
3.5m wide. The building comprises a double height brick wall on three sites with an 
internal steel frame and a roof covering of corrugated asbestos cement sheeting. It 
is enclosed on three sides: to the northeast by single storey stable blocks at the 
rear of the Beckenham Road shopping parade, to the southeast by the rear 
gardens of dwellings fronting Mackenzie Road and to the southwest by the rear 
gardens of No. 3 Birkbeck Road. The front part of the site also partly abuts the 
flank wall of No. 1 Birkbeck Road and the flank boundary wall between the 
driveway and the small rear yard at No. 1. 
 

Application No : 15/04654/FULL1 Ward: 
Clock House 
 

Address : 1A Birkbeck Road Beckenham BR3 4SL     
 

 

OS Grid Ref: E: 535985  N: 169663 
 

 

Applicant : Mr Nigel Claridge Objections : YES 



Flank windows at No. 1 Birkbeck Road overlook the access way, in the side return 
elevation as well as at ground and first floor level in the main flank elevation.  
 
It is proposed to change the use of the site from Class B8 to residential and to 
erect a two storey structure within the existing brick walls to provide a three 
bedroom dwellinghouse. The existing roof would be removed and replaced by a 
slate pitched roof and the front elevation would be rebuilt. 
 
On the ground floor, the dwelling would provide a kitchen/living/dining space with 
access to an enclosed courtyard garden with undercroft area.  
 
On the first floor level three bedrooms are proposed to be provided, including one 
set above the ground floor courtyard garden. The master bedroom would have a 
window facing towards the entrance and decked area as well as a small side light. 
A wall-mounted glazed privacy screen is proposed adjacent to the window. The 
rear bedroom would have a window facing into the courtyard area, next to a 
landing window. Each of these windows would face towards the retained flank 
boundary wall adjacent to the rearmost section of the garden of No. 3 Birkbeck 
Road. The smallest bedroom would have a south east facing window which would 
overlook the courtyard area and which would lie approx. 7.2m from the rear 
boundary wall of the site which abuts dwellings fronting Mackenzie Road. 
 
A car parking space would be provided within the site in addition to cycle and 
refuse storage. The parking space would be at the front of the site, with pedestrian 
access path adjacent. The pedestrian access would lead past a small front timber 
decked terrace to an entrance area and side access to the courtyard garden. 
 
Consultations 
 
Comments from local residents 
 
Nearby owners/occupiers were notified of the application and representations were 
received which can be summarised as follows:  
 
o Concern regarding the disturbance resulting from the construction. 
o Increased noise 
o Scale of the roofline 
o There may be demand for the premises from small businesses, crafters and 
local artists 
o Proposal is too big for the site 
o Loss of privacy, outlook, light and light pollution to neighbouring property 
o The rear and flank elevations are visible from No. 10 Mackenzie Road 
o Overshadowing and visual impact to the garden at No. 10 Mackenzie Road 
and lack of space to provide screening within the adjacent site 
o Issues relating to the marketability of neighbouring sites 
 
Comments from consultees 
 
 
 



 
Thames Water 
 
No objections are raised with regards to the water and sewerage infrastructure 
capacities. It is recommended that an informative be attached if permission is 
granted regarding water pressure provision. 
 
Highways 
 
The site is located to the north of Birkbeck Road, Beckenham. There are waiting 
restrictions (no waiting at any time) around the site on both Beckenham Road and 
Birkbeck Road. The area has a high on-street parking occupancy with little parking 
available. However, the applicant is providing off-street parking by utilising the 
existing arrangement. Up to two cars can be accommodated within the site's 
curtilage.  
 
No objections are raised to the proposal, subject to conditions relating to car 
parking, cycle parking and highway drainage. 
 
Environmental Health (Housing) 
 
Comments are on file. The applicant is to have regard to the Housing Act 2004. 
 
Environmental Health (Pollution) 
 
There are no objections in principle, although conditions are recommended in the 
event that planning permission is granted, with reference to contamination and Air 
Quality Management. 
 
Environment Agency 
  
The EA were consulted regarding the previous application on the site, and 
commented that that application was assessed as having a low environmental risk.  
 
Planning Considerations  
 
The application falls to be determined in accordance with the following policies of 
the Unitary Development Plan  
 
BE1  Design of New Development 
H12 Conversion of non-residential buildings to residential use 
H7 Housing Density and Design 
T3 Parking 
T18 Road safety 
EMP5 Development outside business areas 
 
Supplementary Planning Guidance 1 
Supplementary Panning Guidance 2 
 



The following policies of the London Plan are material considerations in the 
determination of this application: 
 
Policy 3.5 Quality and design of housing developments 
Policy 3.6 Children and young people's play and informal recreation facilities 
Policy  7.4 Local Character 
 
Mayor's Housing SPG 
 
Planning History 
 
Planning permission was refused under reference 87/0563 for the change of use of 
the premises from garage/store to industrial use on the grounds that the change of 
use was inappropriate in the predominantly residential area and the access into the 
site was considered inadequate. 
 
An application for a Certificate of Lawfulness for an existing use of the site for the 
repair, maintenance and storage of machine tools was refused under ref. 87/03342 
on the grounds that insufficient evidence had been submitted to substantiate the 
use claimed. 
 
Under ref. 93/01905 permission was granted for the continued use of the building 
for storage (previously granted on a temporary basis under ref. 89/1208). The 
permission was subject to conditions which made the permission personal to a 
specific user, limited the type of storage, the hours and days of vehicle movements 
and the areas within which machine tools were permitted to be stored. 
 
Planning permission was refused under reference 15/02519 for the change of use 
of the site from Class B8 to C3 and the erection of a 2 storey three bedroom 
dwellinghouse with off-street parking, front access gates, refuse storage area and 
visibility screens. Permission was refused on the grounds: 
 
1.  The proposal, by reason of its size and siting, would have a detrimental 
impact on the residential amenities of neighbouring residential dwellings thereby 
contrary to Policies BE1, H7 and H12 of the Unitary Development Plan and Policy 
3.5 of the London Plan. 
 
2. The proposed dwelling would be capable of family accommodation and by 
reason of its size and layout would be lacking in adequate amenity space and a 
reasonable outlook to secure a satisfactory standard of accommodation for 
prospective occupants, thereby contrary to Policies BE1, H7 and H12 of the 
Unitary Development Plan and Policy 3.5 of the London Plan. 
 
Conclusions 
 
The main issues relating to the application are the effect that it would have on the 
character of the area, the impact that it would have on the amenities of the 
occupants of surrounding residential properties, the standard of accommodation 
provided for the proposed residential dwelling and the principle of the loss of a B8 
premises. 



 
In assessing the merits of the proposal it is important to consider whether the 
current scheme successfully addresses the grounds for refusal of planning 
permission under reference 15/02519. The main differences between the 
applications can be summarised: 
 
- The first floor space has been reduced. 
 
- The courtyard garden has been increased in size from 14m2 to 45.5m2 
(although part of this amenity area lies beneath a first floor element). 
 
- The roof design has been altered to a dual pitched roof, with a reduced site 
coverage in particular when viewed from the rear of the site. The maximum ridge 
height of the roof would be approx. 1.2m lower than that previously proposed and 
approx. 1.5m higher than the height of the existing roof. The rooflights which were 
previously proposed to the flank elevation facing towards No. 3 Birkbeck Road 
have been deleted and instead, a row of rooflights are proposed along the north 
eastern roofslope.  
 
The transport and highways impacts of the development are considered 
acceptable. 
 
With regards to the principle of the change of use of the site, Policy EMP5 provides 
that the redevelopment of premises outside of designated business areas will be 
permitted provided that the site's characteristics make it unsuitable for such use. 
The policy requires that full and proper marketing of the site should confirm the 
unsuitability and financial non-viability of the site for that use. 
 
The use of the site has ceased and the premises are currently vacant. The 
permission granted in 1993 (93/1905) was personal to the then user, and specified 
the type of use within the site and therefore planning permission would be required 
for an alternative use within the class or operator from the site.  
 
The site is not designated as a business or employment area and the conversion to 
residential must be considered against Policy H12 of the UDP which states that the 
Council will normally permit the conversion of genuinely redundant office buildings 
and other non-residential buildings to other uses subject to achieving a satisfactory 
quality of accommodation and amenity for future occupiers. 
 
The NPPF states that Local Authorities should normally approve planning 
applications for change to residential use and any associated development from 
commercial buildings currently in the B use class where there is an identified need 
for additional housing in that area, provided there are not strong economic reasons 
why such development would be inappropriate. 
 
With regards to the impact of the proposal on the character of the area, the pattern 
of development locally comprises a broad mix of development types and 
appearances, taking into account the recently developed former MOT workshop at 
the rear of 261 Beckenham Road (ref.13/00401). It is not considered that the built 
form and appearance of the proposed dwelling would be out of character with the 



pattern of development in the area. However, whereas the development at the rear 
of 261 Beckenham Road was capable of providing a more open frontage to 
Birkbeck Road, the application building occupies a more physically constrained 
and sensitive site. 
 
In granting planning permission for application ref. 13/00401 a material 
consideration was the unrestricted nature of the use of that particular site. Unlike 
that proposal, the application site is subject to restrictions relating to its use, in 
particular hours and days of operation in the interest of residential amenity. As a 
consequence of the siting of the premises in such close proximity to surrounding 
residential development, the nature of the use and the hours of operation would be 
very carefully considered if an application for an alternative business use was 
submitted. On balance, it is considered that the residential use of the site would be 
acceptable in principle.  
 
The previous application was refused on 2 grounds, the first of which specifically 
related to the impact of the proposal on the residential amenities of neighbouring 
residents. It was considered that the size and siting of the proposal would have had 
a detrimental impact on the amenities of neighbouring dwellings. 
 
The proposals would result in the roof being a maximum of approx. 1.6m higher 
than existing (contrasting with a 2.5m increase in height proposed under the 
previous scheme). The provision of a dual pitched roof would have the effect of 
reducing the visual impact of the proposal, improving on the more monolithic 
appearance of the previous proposal. 
 
 The enlarged open area adjacent to No. 3 Birkbeck Road and the rear corner of 
the garden of No. 6 Mackenzie Road, in addition to the siting of development in the 
context of the existing walls of the site, would reduce the impact of the proposal in 
comparison with the previously refused scheme.  
 
In modifying the internal layout and proportions of the building, the proximity of the 
raised height rear elevation to the boundary with the rear gardens of No. 4 has 
increased, with the development coming closer to the boundary at this point. It is 
noted that the rear gardens of the dwellings fronting Mackenzie Road are approx. 
15m deep to the side return element, with an increased depth to the main rear 
elevation of those dwellings.  On balance, taking into account the depth of the rear 
gardens and the improved design and more modest increase in height of the roof 
ridgeline, the proposal would not have a significantly adverse impact on the 
amenities of the occupiers of dwellings fronting Mackenzie Road. 
 
The relationship between the proposed development and the rear garden of No. 3 
Birkbeck Road has been improved by the provision of open amenity space on 
either side and under the modest first floor projecting element. The height of the 
building adjacent to the boundary with No. 3 would be only slightly higher than that 
of the existing building, and it is therefore considered that the visual impact and 
impact on light and prospect would be satisfactory. The proposal would result in a 
large area of roof being removed adjacent to the boundary, which with the higher 
pitched roof set well away from the flank boundary, would mitigate the impact of 



the modest increase in height of the first floor element containing the smallest 
bedroom. 
 
With regards to the impact on privacy, it is noted that the proposed flank elevation 
incorporates 2 flank windows which face over the courtyard garden towards the 
boundary with No. 3 which lies 3.5m from the flank elevation. However, these 
windows would be positioned such as to provide a very limited outlook beyond the 
courtyard, taking into account internal floor levels and the relationship between the 
windows and the retained flank boundary wall.  Views from the windows towards 
the rear elevation of No.3 would be constrained by the bedroom projection, and 
only the top 20cm of the windows would be higher than the flank boundary wall 
which, taking into account the separation to the boundary, would prevent 
overlooking of the rear garden at No. 3. 
 
It is noted that the proposal would introduce the comings and goings associated 
with the residential use of the site into an existing unused storage premises, 
including the noise and disturbance associated with the use of the enclosed 
amenity area. However, dwellings in the streets adjacent to the site commonly 
back onto residential gardens, and it is not considered that the noise and 
disturbance associated with the residential use of the site and its associated 
garden would have a significantly detrimental impact on the amenities of 
neighbouring residents, taking into account the authorised use of the site.  
 
The main impact of the proposal on residential amenity is considered to relate to 
the somewhat awkward relationship between the proposed development and the 
dwelling at No. 1A Birkbeck Road. This relationship is finely balanced. The revised 
scheme sets back the first floor element directly opposite the rear elevation of No. 
1A in comparison with the previous scheme, effectively moving development 
further from the boundary than the existing building, and with an increased set 
back in comparison with the previously refused proposal. The first floor front facing 
window/door would incorporate a projecting glass privacy screen which would limit 
the extent to which direct overlooking of the neighbouring property would occur, 
taking into account the position of the window flush with the main front elevation, 
with no external balcony or first floor terrace area. 
 
The proposed front decked amenity area would be sited opposite the brick wall 
enclosed yard at the rear of No. 1a, but it is considered that the solidity of the flank 
boundary wall and the provision of screening to the timber decked area would 
mitigate the impact that the use of the area might have on the residential amenities 
of the neighbouring property. The vehicular comings and goings associated with 
the car parking towards the front of the side access would not have a significant 
adverse impact on the amneities of the neighbouring property, taking into account 
the permitted use of the site and the comings and goings that might have been 
associated with the commercial use of the premises. 
 
Concerns have been raised with regards to the standard of accommodation 
provided within the application site. It is noted that the outlook from the first floor 
rear bedroom would be limited to a view of the retained flank boundary wall, 3.2m 
distant. The applicant has amended the proposal to allow the provision of separate 
window ventilation. The safety of the full length window would be addressed under 



building regulations and since the details of the openings of the windows has not 
been submitted, it is not unreasonable to consider that the full height glazed area 
could be fixed shut, with ventilation afforded by the higher level glazing. On 
balance, it is not considered that the more limited concerns relating to the 
adequacy of the accommodation currently proposed in comparison with the 
previously refused proposal would provide strong grounds for refusal if in other 
respects the proposal is considered acceptable. 
 
The application site was visited by the case officer and the aims and objectives of 
the above policies, national and regional planning guidance, all other material 
planning considerations including any objections, other representations and 
relevant planning history on the site were taken into account in the assessment of 
the proposal.     
 
Having had regard to the above it was considered that the proposed change of use 
and elevational alterations would not have a significantly adverse impact on the 
amenities of neighbouring residential properties, and while concerns have been 
expressed regarding the resultant accommodation, these concerns would not 
provide sufficiently strong grounds for refusal of the scheme as a whole, taking into 
account the separate legislative regimes relating to housing standards. 
 
as amended by documents received on 17.12.2015  
 
RECOMMENDATION: PERMISSION 
 
Subject to the following conditions: 
 
 1 The development to which this permission relates must be begun 

not later than the expiration of 3 years, beginning with the date of 
this decision notice. 

 
Reason:  Section 91, Town and Country Planning Act 1990. 
 
 2 The materials to be used for the external surfaces of the building 

shall be as set out in the planning application forms and / or 
drawings unless otherwise agreed in writing by the Local Planning 
Authority. 

 
Reason: In order to comply with Policy BE1 of the Unitary Development Plan 

and in the interest of the appearance of the building and the visual 
amenities of the area. 

 
 3 The development hereby permitted shall not be carried out 

otherwise than in complete accordance with the plans approved 
under this planning permission unless previously agreed in writing 
by the Local Planning Authority. 

 
Reason: In the interest of the visual and residential amenities of the area and 

in accordance with Policies BE1 and H7 of the Unitary Development 
Plan. 



 
 4 Before commencement of the use of the land or building hereby 

permitted parking spaces and/or garages and turning space shall be 
completed in accordance with the approved details and thereafter 
shall be kept available for such use and no permitted development 
whether permitted by the Town and Country Planning (General 
Permitted Development) Order (England) 2015 (or any Order 
amending, revoking and re-enacting this Order) or not shall be 
carried out on the land or garages indicated or in such a position as 
to preclude vehicular access to  the said land or garages. 

 
Reason: In order to comply with Policy T3 of the Unitary Development Plan 

and to avoid development without adequate parking or garage 
provision, which is likely to lead to parking inconvenient to other 
road users and would be detrimental to amenities and prejudicial to 
road safety. 

 
 5 Before any part of the development hereby permitted is first 

occupied, bicycle parking (including covered storage facilities where 
appropriate) shall be provided at the site in accordance with details 
to be submitted to and approved in writing by the Local Planning 
Authority, and the bicycle parking/storage facilities shall be 
permanently retained thereafter. 

 
Reason: In order to comply with Policy T7 of the Unitary Development Plan 

and Policy 6.9 of the London Plan and in order to provide adequate 
bicycle parking facilities at the site in the interest of reducing 
reliance on private car transport. 

 
 6 Prior to the commencement of the development hereby permitted a 

Construction Management Plan shall be submitted to and approved 
in writing by the Local Planning Authority.  The Plan shall include 
measures of how construction traffic can access the site safely and 
how potential traffic conflicts can be minimised; the route 
construction traffic shall follow for arriving at and leaving the site 
and the hours of operation, but shall not be limited to these. The 
Construction Management Plan shall be implemented in accordance 
with the agreed timescale and details. 

 
Reason: In order to comply with Policy T5, T6, T7, T15, T16 & T18 of the 

Unitary Development Plan and in the interest of the amenities of the 
adjacent properties. 

 
 7 No part of the development hereby permitted shall be commenced 

prior to a contaminated land assessment and associated remedial 
strategy, together with a timetable of works, being submitted to and 
approved in writing by the Local Planning Authority. 

  
  a) The contaminated land assessment shall include a desk 

study to be submitted to the Local Planning Authority for approval in 



writing.  The desk study shall detail the history of the sites uses and 
propose a site investigation strategy based on the relevant 
information discovered by the desk study.  The strategy shall be 
approved in writing by the Local Planning Authority prior to 
investigations commencing on site. 

  
  b) The site investigation, including relevant soil, soil gas, 

surface water and groundwater sampling shall be approved in 
writing by the Local Planning Authority. 

  
  c) A site investigation report detailing all investigative works 

and sampling on site, together with the results of analysis, risk 
assessment to any receptors, a proposed remediation strategy and a 
quality assurance scheme regarding implementation of remedial 
works, and no remediation works shall commence on site prior to 
approval of these matters in writing by the Authority.  The works 
shall be of such a nature so as to render harmless the identified 
contamination given the proposed end-use of the site and 
surrounding environment. 

  
  d) The approved remediation works shall be carried out in 

full on site in accordance with the approved quality assurance 
scheme to demonstrate compliance with the proposed methodology 
and best practise guidance.  If during any works contamination is 
encountered which has not previously been identified then the 
additional contamination shall be fully assessed and an appropriate 
remediation scheme submitted to the Authority for approval in 
writing by it or on its behalf. 

  
  e) Upon completion of the works, a closure report shall be 

submitted to and approved in writing by the Authority.  The closure 
report shall include details of the remediation works carried out, 
(including of waste materials removed from the site), the quality 
assurance certificates and details of post-remediation sampling. 

  
  f) The contaminated land assessment, site investigation 

(including report), remediation works and closure report shall all be 
carried out by contractor(s) approved in writing by the Local 
Planning Authority. 

  
 
Reason: In order to comply with Policy ER7 of the Unitary Development Plan 

and to prevent harm to human health and pollution of the 
environment. 

 
 8 The application site is located within an Air Quality Management 

Area declared for NOx. In order to minimise the impact of the 
development on local air quality any gas boilers must meet a dry 
NOx emission rate of <40mg/kWh. 

 



Reason: In order to minimise the impact of the development on local air 
quality within an Air Quality Management Area in line with NPPF 
p124 and Policy 7.14 of the London Plan. 

 
 
You are further informed that : 
 
 1 Please be advised that Thames Water will aim to provide customers 

with a minimum pressure of 10m head (approx. 1 bar) and a flow rate 
of 9 litres/minute at the point where it leaves Thames Water pipes. 
The developer should take account of this minimum pressure in the 
design of the proposed development. 

 
 2 Before works commence, the Applicant is advised to contact the 

Pollution Team of Environmental Health & Trading Standards 
regarding compliance with the Control of Pollution Act 1974 and/or 
the Environmental Protection Act 1990. The Applicant should also 
ensure compliance with the Control of Pollution and Noise from 
Demolition and Construction Sites Code Practice 2008 which is 
available from the Bromley web site. 

 
 
 


